
AGENDA
CITY OF WATSONVILLE

PLANNING COMMISSION MEETING
Opportunity Through Diversity; Unity Through Cooperation.

Working with our community to create positive impact through service with heart.

Chair Matthew H. Jones, District 6
Vice Chair, Anna Kammer, District 5

Jenny Sarmiento, District 1
Gina Cole, District 2

Jenni Veitch-Olson, District 3
Veronica Dorantes-Pulido, District 4

Ed Acosta, District 7

Suzi Merriam, Secretary to Planning Commission
Alan J. Smith, City Attorney

Deborah Muniz, Recording Secretary

275 Main Street, Top Floor
Watsonville, CA

Spanish language interpretation is available

Americans with Disabilities Act

The City of Watsonville, in complying with the Americans with Disabilities Act (“ADA”), requests individuals who 

require special accommodations to access and/or participate in Planning Commission meetings, to please contact 

the City Clerk's Office at (831) 768-3040, at least three (3) days in advance of the meeting to make arrangements. 

The City of Watsonville TDD number is (831) 763-4075. 

Meetings are televised live on Charter Cable Communications Channel 70 and AT&T Channel 99 and re-broadcast 

on Thursday at 5:00 p.m. and Saturday at 8:00 a.m. the same week of the meeting. For information regarding this 

agenda or interpretation services, please call the City Clerk's Office at (831) 768-3040.



Planning Commission Meeting Agenda 6:00 PM January 14, 2020

1. ROLL CALL

2. PLEDGE OF ALLEGIANCE

3. PRESENTATIONS AND ORAL COMMUNICATIONS

This time is set aside for members of the general public to address the  Planning Commission on any item not on 
the Agenda, which is within the subject matter jurisdiction of the Planning Commission. No action or discussion 
shall be taken on any item presented except that any Commissioner may respond to statements made or 
questions asked, or may ask questions for clarification.  All matters of an administrative nature will be referred to 
staff. All matters relating to Planning Commission will be noted in the minutes and may be scheduled for 
discussion at a future meeting or referred to staff for clarification and report. Any Commissioner may place matters 
brought up under Oral Communications on a future agenda. ALL SPEAKERS ARE ASKED TO FILL OUT A CARD 
& LEAVE IT AT THE PODIUM, ANNOUNCE THEIR NAME AND ADDRESS IN ORDER TO OBTAIN AN 
ACCURATE RECORD FOR THE MINUTES.

4. CONSENT AGENDA

All items appearing on the Consent Agenda are recommended actions which are considered to be routine and will 
be acted upon as one consensus motion. Any items removed will be considered immediately after the consensus 
motion. The Chair will allow public input prior to the approval of the Consent Agenda.

A. DECEMBER 3, 2019 MINUTES

December 3, 2019 MinutesAttachments:

5. PUBLIC HEARINGS

A. TO CONSIDER AN APPLICATION FOR A SPECIAL USE PERMIT WITH 
ENVIRONMENTAL REVIEW (PP2019-346) TO ALLOW THE 
ESTABLISHMENT OF AN OFF-SALE BEER AND WINE LICENSE UNDER 
NEW OWNERSHIP FOR AN EXISTING GAS STATION WITH A 1,061 
SQUARE FOOT CONVENIENCE STORE (32 ENTERPRISES INC) 
LOCATED AT 1180 MAIN STREET (APN: 016-172-19), FILED BY RAHIL 
HUSSAIN, APPLICANT, ON BEHALF OF 7-ELEVEN, INC., PROPERTY 
OWNER

1180 Main Street - Report

1180 Main Street- Resolution

Attachments:

1) Staff Report
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Planning Commission Meeting Agenda 6:00 PM January 14, 2020

2) Planning Commission Clarifying & Technical Questions

3) Applicant Presentation

4) Planning Commission Clarifying & Technical Questions

5) Public Hearing

6) Appropriate Motion(s)

7) Deliberation

8) Chair Calls for a Vote on Motion(s)

B. TO CONSIDER AN APPLICATION FOR A SPECIAL USE PERMIT WITH 
ENVIRONMENTAL REVIEW (PP2019-347) TO ALLOW THE 
ESTABLISHMENT OF AN OFF-SALE BEER AND WINE LICENSE UNDER 
NEW OWNERSHIP FOR AN EXISTING GAS STATION WITH A 1,040 
SQUARE FOOT CONVENIENCE STORE (32 ENTERPRISES INC) 
LOCATED AT 1597 FREEDOM BOULEVARD (APN: 016-501-18), FILED 
BY RAHIL HUSSAIN, APPLICANT, ON BEHALF OF 7-ELEVEN, INC., 
PROPERTY OWNER

1597 Freedom Boulevard - Report

1597 Freedom Boulevard - Resolution

Attachments:

1) Staff Report

2) Planning Commission Clarifying & Technical Questions

3) Applicant Presentation

4) Planning Commission Clarifying & Technical Questions

5) Public Hearing
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Planning Commission Meeting Agenda 6:00 PM January 14, 2020

6) Appropriate Motion(s)

7) Deliberation

8) Chair Calls for a Vote on Motion(s)

C. RECOMMENDATION TO CITY COUNCIL ON AMENDMENTS TO 
CHAPTER 14-16 (DISTRICT REGULATIONS) AND 14-53 (CANNABIS 
FACILITIES) OF THE WATSONVILLE MUNICIPAL CODE REGARDING 
CANNABIS FACILITIES

Cannabis Ordinance - Report

Cannabis Ordinance - Resolution

Cannabis Ordinance Correspondence

Attachments:

1) Staff Report

2) Planning Commission Clarifying & Technical Questions

3) Public Hearing

4) Appropriate Motion(s)

5) Deliberation

6) Chair Calls for a Vote on Motion(s)

6. REPORT OF THE SECRETARY

7. ADJOURNMENT

The next meeting is scheduled for Tuesday, February 4, 2020 at 6:00 
p.m., in the City Council Chambers, 275 Main Street, 4th Floor (6th level 
parking), Watsonville, California.
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          UNADOPTED MINUTES    5.A.
        

  1 

        
M I N U T E S 

 
REGULAR MEETING OF THE PLANNING COMMISSION 

OF THE CITY OF WATSONVILLE 
 

COUNCIL CHAMBERS 
275 MAIN STREET, 4th FLOOR, WATSONVILLE, CALIFORNIA 

  
December 3, 2019 6:04 PM 
 
In accordance with City policy, all Planning Commission meetings are recorded on audio 
and video in their entirety, and are available for review in the Community Development 
Department (CDD). These minutes are a brief summary of action taken. 
 
1. ROLL CALL  
 

Chair Jenni Veitch-Olson, Vice-Chair Matthew H. Jones, and Commissioners Anna 
Kammer, Jenna Rodriguez, and Jenny T. Sarmiento were present. Commissioners 
Ed Acosta and Phillip F. Tavarez were absent.  
 
Staff members present were City Attorney Alan Smith, Community Development 
Director Suzi Merriam, Principal Planner Justin Meek, Assistant Police Chief 
Thomas Sims, Recording Secretary Deborah Muniz, Administrative Assistant II 
Maria Elena Ortiz, and City Interpreter Carlos Landaverry. 

 
2. PLEDGE OF ALLEGIANCE 
 

Chair Veitch-Olson led the Pledge of Allegiance. 
 
3. PRESENTATIONS & ORAL COMMUNICATIONS 
 
 Drew Rogers, Watsonville resident, inquired about adding bicycle parking at the 

City Plaza. 
 
4. REPORTS TO PLANNING COMMISSION 
 
A. OVERVIEW OF HOTEL PROJECT AT 1 WESTERN DRIVE (PP2015 & PP2017-

335) 
 

1) Project History and Status 
 

Principal Planner Justin Meek gave a brief presentation regarding the 
approved hotel project at 1 Western Drive.  

 
2) Public Comment 

 
None 
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City of Watsonville  
M E M O R A N D U M  
__________________________________________ 
 
DATE:  December 13, 2019   
  
TO:   Planning Commission 
 
FROM: Suzi Merriam, Community Development Director 
 Sarah Wikle, Assistant Planner 
 
SUBJECT: Public Hearing to consider approval of a Special Use Permit with 

Environmental Review (PP2019-346) to establish an existing Type 
20 ABC License under new ownership at an existing gas station 
with convenience store, 32 Enterprises Inc. located at 1180 Main 
Street (APN: 016-172-19) . 

 
AGENDA ITEM:  January 14, 2020 Planning Commission 

 
 
RECOMMENDATION: 
Staff recommends that the Planning Commission adopt a Resolution approving a Special 
Use Permit with Environmental Review to establish an existing Type 20 ABC License under 
new ownership for an existing gas station with convenience store, 32 Enterprises Inc. 
located at 1180 Main Street (APN: 016-172-19). 
 
The recommendations are based on the attached findings and conditions of approval. 
 
   BASIC PROJECT DATA 
 
APPLICATION NO.: PP2019-346          APN: 016-172-19  
LOCATION: 1180 Main Street LOT SIZE: 11,979± square feet  
 
PROJECT DESCRIPTION: Special Use Permit with Environmental Review to establish an 
existing Type 20 ABC License under new ownership for an existing gas station with 
convenience store, 32 Enterprises Inc. located at 1180 Main Street. 
 
GENERAL PLAN: General Commercial (GC) 
ZONING:  Thoroughfare Commercial (CT)  
 
SURROUNDING GENERAL PLAN/ZONING: General Commercial in the Thoroughfare 
Commercial (CT) Zoning District (east and west), Residential High Density in the Multiple 
Residential-High Density (RM-3) Zoning District (north) and Public/Quasi-Public in the Public 
Facilities (PF) Zoning District (south) 
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DISCUSSION 

Existing Site  
The 0.27± acre subject site (APN 016-172-19) is developed with a 1,061± square foot single 
story convenience store with parking to on the side yard property lines. Towards the front of 
the property is a canopy that houses eight gasoline pumps. The subject property is fully paved 
with landscaping provided along each side yard property line and additional parking provided 
along Longview Drive. Access is from two driveways situated along Longview Drive.  The first 
driveway measures approximately 26± feet and the second driveway measures approximately 
28± feet. The adjoining and nearby adjacent parcels consists of a shopping center and multiple 
family residential development.  Across the street of the subject site is Ramsay Park. 
 

 
FIGURE 1 Aerial view of the project site and surrounding Area  
Source: Google Earth, 2016 
 
Floor Plan 
The convenience store is 1061± square feet in size. To the right and left of the front entrance, 
there are snack shelves. Next to the novelty case are fountain drinks, tea, coffee, and an icee 
machine. The remaining sales floor area consists of a Frito Lays display, soda, candy/gum, 
savory snacks and meats, and energy drinks. The wall cooler has dairy, non-carbonated 
drinks, carbonated drinks and beer. Four of the nine coolers hold beer and wine. A storage 
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space is located adjacent to the cooler with a bathroom and office located behind the counter 
space.  See figure 2 for the existing/proposed floor plan. 
 

 
FIGURE 2 Existing and Proposed Floor Plan 
Source: Department of Alcohol and Beverage Control, 2019 

 
Hours of Operation 
The proposed hours of operation for the convenience store are 6:00 AM to 12:00 AM daily, 
with gas pump sales available for credit card customers after the convenience store has 
closed. The hours have been reviewed by the Watsonville Police Department and were found 
to be acceptable.   
 
Police Review 
The Watsonville Police Department tracks all alcohol licenses in the City and the reported 
crime associated with these licenses.  The Police Department also confirms that alcohol 
license holders are in compliance with ABC regulations.   
 
Police Department Review indicates that the location is located within a high crime and over 
concentrated area of ABC licenses. Since this is an existing ABC license, the license is 
allowed to continue in operation.  
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selection committee consisting of the Police Chief, Fire Chief, Community Development 
Director, Finance Director, and City Manager or their designees. The applicant was then 
interviewed and scored based on four main categories: location (150 points), business plan 
(275 points), neighborhood compatibility plan (375 points), and a safety and security plan (225 
points). There are bonus points that applicants can receive for community benefits (50 points), 
labor and employment (25 points), and local enterprise/qualifications of principals (75 points). 
The total maximum possible score for an off-sale alcohol related use application is 1,025 
points, excluding the bonus points. An applicant must receive a minimum score of 820 points 
(80%) to be approved.  
 
On December 6, 2019, the business owner, Rahil Hussain, was interview by City Staff and 
received a score of 885. A summary related to the interview scoring follows each interview 
category can be found in Attachment 2. 
 
Alcohol Related Findings 
Below are the required alcohol-related use findings, pursuant to WMC Section 14-25.013, 
along with evidence to support them: 
 

(a) The proposed use received the minimum score necessary to issue a 
conditional use permit. 

 
The application received a passing score of 885 points, exceeding the minimum 
score of 820 points. 

 
(b) The proposed use will not cause adverse noise, liter, crowd control, or parking 

impacts. 
 

The subject site is developed with a single-story gas station with convenience store 
where parking exists along the side yard property lines. The applicant has indicated 
that signage will be posted both inside and outside the existing business, altering 
patrons to keep noise to a minimum while on the premises. The applicant has 
recently updated LED lighting in and around the business area and has installed 
new security cameras. As conditioned, the proposed use will not cause adverse 
noise, litter, crowd control, or parking impacts for the surrounding development. 

 
(c) The proposed use will not create objectionable conditions that constitute a 

nuisance, as defined in California Business and Professions Code Section 
24200(f)(2). 

 
The proposed use, as conditioned with minimum operation standards for alcohol 
related uses pursuant to WMC Sections 14-25.021, 14-25.023, and 14-25.030, will 
not create objectionable conditions that constitute a nuisance, as defined in 
California Business and Professions Code Section 24200(f)(2). 
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Attachment 1  
 
LOCATION 

Score Max 
Score 

Questions Answers 

25 25 Detailed description of proposed location. The applicant provided a detailed description 
of the proposed location. 

0 25 List of surrounding uses within 100 feet. A list of surrounding uses was not provided or 
discussed. 

25 50 No existing sensitive uses within 300 feet. 1180 Main Street is within 300 feet of Ramsay 
Park. 1597 Freedom Boulevard has no 
sensitive uses within 300 feet.  

15 25 Is the business located in a census tract with high 
crime per ABC regulations? (points earned if no) 

1180 Main Street is also within a high crime 
area. 1597 Freedom Boulevard is not located 
within a high crime area. 

0 25 Is the business located in a census tract that is over 
concentrated per ABC regulations? (points earned 
if answer is no) 

Both locations are located in an over-
concentrated area. 

65 150 TOTAL  
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BUSINESS PLAN 
Score Max 

Score 
Questions Answers 

75 75 A detailed description of daily operations (staffing 
plan, menu, staff training and procedures). 

Applicant provided a description of daily 
operations. 

50 50 Proposed operating hours (Does it comply with 
standard hours of operation per Ordinance?) 

The proposed operating hours of the 
convenience store are 6 AM to 12 AM. These 
hours comply with the standards of WMC 
Chapter 14-25. 
 

75 75 A budget for construction, operation, maintenance, 
compensation of employees, equipment costs, 
utility costs, and other operation costs. 

A detailed budget was provided in the Alcohol 
Related Uses Application. 

0 25 Proof of capitalization, in the form of documentation 
of cash or other liquid assets on hand, letters of 
credit or other equivalent assets. 

No proof of capitalization was provided. 
 

50 50 Three professional letters of reference (1- Character 
and 2- Business experience) 

Three professional letters of reference were 
provided. 

250 275 TOTAL  
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NEIGHBORHOOD COMPATIBILITY PLAN 
Score Max 

Score 
Description Answers 

200 200 Management plan for interior and exterior areas, both 
public and private to prevent nuisances: 

�x Noise control measures for uses with outdoor 
areas  

�x Sufficient signage 
�x Sufficient lighting for safety 
�x Clear measures to avoid sales to minors 
�x Measures for reporting crime  
�x Litter control measures 

Neighborhood compatibility plan addressed 
the following: hiring locals first, LED lighting, 
staff protocol for checking IDs, safety 
protocol for reporting crime, litter control 
measures, signage and security camera 
plan including coverage of entire business 
and adjacent property. 
 

50 50 Procedures to monitor areas adjacent to business to 
include litter clean up on a regular basis 

 

40 50 Signage posted near exit doors altering patrons to any 
residential neighbors 

Applicant will post signage alerting patrons 
to residential neighbors. 

50 50 Procedures to prevent nuisances, loitering in parking 
lot, and any other requirements to prevent conflicts 
with adjacent residences/businesses. 

 

0 25 Bike racks provided No bike racks are provided on site. 
340 375 TOTAL  
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SAFETY AND SECURITY PLAN 
Score Max 

Score 
Description Answers 

80 100 Does business have well thought out security plan? 
�x Security camera plan detailing location and 

retention schedule of footage 
�x Lighting schedule detailing appropriate 

lighting inside and outside of business. 
Lighting does not create spillover onto 
adjacent properties. 

�x Window coverage �± up to 25 percent of 
windows can be covered. Plans indicate that 
windows will allow adequate visibility. 

Applicant discusses installing security 
cameras that will cover entire business area 
and adjacent properties. Lighting is existing 
under canopy and surrounding building. 
Window coverage was not addressed. 
Applicant also provided procedures for 
handling a robbery, which included cashiers 
holding a minimum amount of money in tills. 
 

0 25 Plans indicate maximum occupancy of the facility  Maximum occupancy was not included on the 
plans. 

50 50 Site and floor plans showing existing floor plan and 
a proposed floor plan, if changes are to be made. 

Site and Floor plan were provided. 

50 50 Planned LEAD training of owners, managers, and 
staff. 

Applicant indicated that all staff will obtain 
LEAD training and verification will be sent to 
City Staff once completed. 

180 225 TOTAL  
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COMMUNITY BENEFITS (Bonus Points) 
Score Max 

Score 
Questions Answers 

0 25 A description of how the facility will benefit the 
community. 

No description provided. 

0 25 Community events and/or entertainment open to all 
ages.  

No description provided. 

0 50 TOTAL  
 
LABOR AND EMPLOYMENT (Bonus Points) 

Score Max 
Score 

Questions Answers 

25 25 Local hiring policy Applicant indicated that employees will live in 
Watsonville. 

25 25 TOTAL   
 
LOCAL ENTERPRISE/QUALIFICATIONS OF PRINCIPALS (Bonus Points) 

Score Max 
Score 

Questions Answers 

0 25 Business owner or main partners live within City of 
Watsonville. 

Business owner and main business partners 
do not live within the City of Watsonville. 

0 25 Business owner or main partners live within Santa 
Cruz County. 

Business owner and main business partners 
do not live within Santa Cruz County. 

0 25 Business owner or main partners have previously 
owned a similar alcohol-serving business in good 
standing. 

Business owner operations 13 other locations 
that have either Type 20 or 21 ABC licenses. 

0 75 TOTAL  
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RESOLUTION NO.  _____ - 20 (PC) 
           

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
WATSONVILLE , CALIFORNIA, APPROVING A SPECIAL USE PERMIT 
WITH ENVIRONMENTAL REVIEW (PP2019-346) TO ALLOW THE 
ESTABLISHMENT OF AN OFF -SALE BEER AND WINE LICENSE 
UNDER NEW OWNERSHIP FOR AN EXISTING GAS STATION WITH A 
1061 SQUARE FOOT CONVENIENCE STORE (32 ENTERPRISES INC) 
LOCATED AT 1180 MAIN STREET , WATSONVILLE, CALIFORNIA 
(APN: 016-172-19)  
 

Project: Rahil Hussain for 32 Enterprises Inc.  
APN: 016-172-19 

 
 

 WHEREAS, on August 28, 2019, an application for a Special Use Permit (PP2019-

346) to allow an existing gas station and 1061 square foot convenience store to transfer 

a Type 20 ABC License to sell beer, wine, and liquor for off-site consumption to new 

ownership at 1180 Main Street, Watsonville, California, was filed by Rahil Hussain, 

applicant, on behalf of 7-Eleven, Inc., property owner; and 

 WHEREAS, the project site is designated General Commercial on the General 

Plan Land Use Map and is within the Thoroughfare Commercial (CT) Zoning District; and 

 WHEREAS, pursuant to Sections 14-16.1203(b) of the Watsonville Municipal 

Code (WMC), a convenience store with beer and wine sales (DLU 541) is allowed 

conditionally in the CT Zoning District with issuance of a Special Use Permit; and 

 WHEREAS, the project qualifies for a Class 1 Categorical Exemption from the 

provisions of the California Environmental Quality Act (CEQA), pursuant to Section 15301 

of the CEQA Guidelines; and  

 WHEREAS, on August 31, 1990, the Department of Alcohol and Beverage Control 

(ABC) issued Ultramar 3737 a Type 20 ABC License for Off-Sale Beer and Wine Sales; 

and 



C:\Users\legistar\AppData\Local\Temp\BCL Technologies\easyPDF 8\@BCL@A80D17A0\@BCL@A80D17A0.docx 2 of 13 

 WHEREAS, on September 10, 2002, the City of Watsonville enacted Watsonville 

Municipal Code (WMC) Chapter 14-25 on Alcohol Related Uses (Ordinance 1135-02-

CM). The Ordinance details required documentation for an alcohol related uses 

application, permits required for various ABC licenses, and conditions of approval for 

alcohol related uses; and   

 WHEREAS, WMC Section 14-25.050(b) provides the process to permit existing 

alcohol related establishments in accordance with Chapter 14-25, as follows: all alcohol 

related establishments operating as of October 10, 2002 [the effective date of, after the 

adoption of Ordinance No. 1135-02 (CM) creating Chapter 14-25 of the Watsonville 

Municipal Code, but without a valid Use Permit approved specifically for the purpose of 

alcohol sales, shall file an application to obtain a conditional use permit no later than 

January 1, 2003; and 

 WHEREAS, the City developed a No-Fee Special Use Permit, a one-page form 

�W�K�D�W�� �Z�D�V�� �D�S�S�U�R�Y�H�G�� �Z�L�W�K�R�X�W�� �D�� �S�X�E�O�L�F�� �K�H�D�U�L�Q�J�� �I�R�U�� �E�X�V�L�Q�H�V�V�H�V�� �Q�R�W�� �G�H�F�O�D�U�H�G�� �D�� �³�S�X�E�O�L�F��

�Q�X�L�V�D�Q�F�H�´���R�U���R�Q���S�U�R�E�D�W�L�R�Q�D�U�\���V�W�D�W�X�V���Z�L�W�K���$�%�&�����:�0�&���†����-25.050(b). To comply with this 

update, Ultramar 3737 obtained a No-Fee Special Use Permit (PP2003-104) on 

September 4, 2003; and 

 WHEREAS, upon further review, ABC has documented two transfers of ownership 

of the Type 20 ABC License established under Ultramar, Inc. On June 18, 2007, the 

license was transferred from Ultramar, Inc. to CST California Stations Inc. The license 

was then transferred on October 11, 2016 to Sharma Management Inc. Sharma 

Management Inc. currently holds the Type 20 ABC License for 1180 Main Street, and 

 WHEREAS, WMC Chapter 14-25 on Alcohol Related Uses and WMC Chapter 14-

�������R�Q���'�L�V�W�U�L�F�W���5�H�J�X�O�D�W�L�R�Q�V���U�H�T�X�L�U�H���D���6�S�H�F�L�D�O���8�V�H���3�H�U�P�L�W���H�D�F�K���W�L�P�H���D���³�V�X�E�V�W�D�Q�W�L�D�O���F�K�D�Q�J�H��

�L�Q���P�R�G�H���R�U���F�K�D�U�D�F�W�H�U���R�S�H�U�D�W�L�R�Q�´���R�F�F�X�U�V���Z�L�W�K���D���7�\�S�H���������$�%�&���/�L�F�H�Q�V�H���L�Q���W�K�H���&�7���=�R�Q�H�����7�K�L�V��
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includes a transfer of ownership of an existing ABC License. While these changes in 

ownership were not documented by City Staff through the Use Permit process, WMC 

Chapter 14-25, established through Ordinance 1135-02 (CM) and recently modified by 

Ordinance No. 1384-19 and No. 1385-19 (CM), a Special Use Permit is required for a 

transfer of ownership of an existing Type 20 ABC License located in the CT Zone; and 

 WHEREAS, notice of time and place of the hearing to consider Special Use Permit 

with Environmental Review (PP2019-346) was given at the time and in the manner 

prescribed by the Zoning Ordinance of the City of Watsonville. The matter called for 

hearing evidence both oral and documentary introduced and received, and the matter 

submitted for decision; and 

 WHEREAS, the Planning Commission has considered all written and verbal 

evidence regarding this application at the public hearing and has made Findings, attached 

�K�H�U�H�W�R���D�Q�G���P�D�U�N�H�G���D�V���(�[�K�L�E�L�W���³�$���´���L�Q���V�X�S�S�R�U�W���Rf the Special Use Permit with Environmental 

Review (PP2019-346) to allow the establishment of an off-sale beer and wine license 

under new ownership for an existing gas station with a 1061± square foot convenience 

store located at 1180 Main Street, Watsonville (APN 016-172-19). 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 

of Watsonville, California, as follows: 

 Good cause appearing, therefore, the Planning Commission of the City of 

Watsonville does hereby grant approval of Special Use Permit with Environmental Review 

(PP2019-346), attached hereto and marked as �(�[�K�L�E�L�W�� �³C��� ́ subject to the Conditions 

�D�W�W�D�F�K�H�G���K�H�U�H�W�R���D�Q�G���P�D�U�N�H�G���D�V���(�[�K�L�E�L�W���³B���´��to allow the establishment of an off-sale beer 

and wine license under new ownership for an existing gas station with a 1061± square 

foot convenience store located at 1180 Main Street, Watsonville (APN 016-172-19). 
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 I HEREBY CERTIFY that the foregoing Resolution was introduced at a regular 

meeting of the Planning Commission of the City of Watsonville, California, held on the 

14th day of January, 2020, by Commissioner_________________, who moved its 

adoption, which motion being duly seconded by Commissioner__________________, 

was upon roll call, carried and the resolution adopted by the following vote: 

Ayes:  Commissioners:  

Noes:  Commissioners:  

Absent: Commissioners:  

  
_________________________________ _______________________________ 
Suzi Merriam, Secretary Jenny Veitch-Olson, Chairperson 
Planning Commission  Planning Commission 
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CITY OF WATSONVILLE    EXHIBIT A 
PLANNING COMMISSION 
  
      Application No:   PP2019-346 
      APN:    016-172-19 
      Applicant:   32 Enterprises Inc. 
      Hearing Date:   January 14, 2020 
 
 
SPECIAL USE PERMIT FINDINGS (WMC § 14-12.513)  
 
The purpose of the Special Use Permit is to allow the establishment of a convenience 
store with beer and wine sales under new ownership, pursuant to WMC Sections 14-
16.1203(b). 
 
1. The proposed use at the specified location is consistent with the policies 

embodied in the adopted General Plan and the general purpose and intent of 
the applicable district regulations . 

 
Supportive Evidence  
As gas stations with convenience stores are intended to serve a variety of retail 
and service needs of the community, they are an allowed use on land designated 
�*�H�Q�H�U�D�O�� �&�R�P�P�H�U�F�L�D�O�� �L�Q�� �W�K�H�� �&�L�W�\�¶�V�� �*�H�Q�H�U�D�O���3�O�D�Q���� �$�� �J�D�V�� �V�W�D�W�L�R�Q�� �Z�L�W�K�� �F�R�Q�Y�H�Qience 
store with off sale beer and wine sales is allowed as a conditional use in the 
Thoroughfare Commercial (CT) Zoning District with the approval of a Special Use 
Permit. The  requested Special Use Permit for the establishment of  off sale beer 
and wine sales under new ownership at an existing gas station with convenience 
store has been conditioned to conform to all applicable requirements of Chapter 
14-25 (Alcohol Related Uses) of Title 14 (Zoning) of the Watsonville Municipal 
Code (WMC). 
 

2. The propose d use is compatible with and preserves the character and 
integrity of adjacent development and neighborhoods and includes 
improvements or modifications either on -site or within the public rights -of -
way to mitigate development related adverse impacts such a s traffic, noise, 
odors, visual nuisances, or other similar adverse effects to adjacent 
development and neighborhoods.  

 
Supportive Evidence  
As stated previously, establishing an existing Type 20 ABC License under new 
ownership is allowed with approval of a Special Use Permit. Standard conditions 
have been placed on the gas station with convenience store with off sale beer and 
wine sales to ensure adverse impacts do not occur related to alcohol sales, in 
accordance with WMC Sections 14-25.021 and 14-25.023.  These conditions 
ensure the gas station with convenience store will be compatible with the 
neighborhood and adjacent businesses. 
 

3. The proposed use will not generate pedestrian or vehicular traffic which will 
be hazardous or conflict with the existing a nd anticipated traffic in the 
neighborhood.  
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Supportive Evidence  
The proposed project does not represent a change or intensification of use for the 
existing gas station with convenience store. The Special Use Permit to establish 
off sale beer and wine sales in an existing gas station with convenience store will 
not generate additional pedestrian or vehicular traffic that will be hazardous or 
conflicting with the existing and anticipated traffic in the neighborhood. 

 
4. The proposed use incorporates roadway improvements, traffic control 

devices or mechanisms, or access restrictions to control traffic flow or divert 
traffic as needed to reduce or eliminate development impacts on 
surrounding neighborhood streets.  

 
Supportive Evidence  
No alterations to building layout or location are proposed as part of this Use Permit, 
and no additional traffic impacts are anticipated to occur as a result of establishing 
off sale beer and wine sales under new ownership at an existing gas station with 
convenience store. As such, no additional onsite or roadway improvements or 
modifications are required as part of this Use Permit. 
 

5. The proposed use incorporates features to minimize adverse effects, 
including visual impacts and noise, of the proposed special use on adjacent 
properties.  

 
Supportive Evidence  
As stated previously, standard conditions have been placed on the gas station with 
convenience store with off sale beer and wine sales to ensure adverse impacts do 
not occur related to alcohol sales, in accordance with WMC Sections 14-25.021 
and 14-25.023. These conditions ensure the gas station with convenience store 
will be compatible with the neighborhood and adjacent businesses.   
 
Establishing an existing gas station with convenience store with a Type 20 ABC 
License under new ownership will not result in additional noise impacts. 
 

6. The proposed special use complies with all additional standards imposed on 
it by the particular provisions of this chapter and all other requirements of 
this title applicable to the proposed  special use and uses within the 
applicable base zoning district.  

 
Supportive Evidence  
As stated previously, the proposed use is required to comply with standard 
operational conditions for a gas station with convenience store with off sale beer 
and wine sales, which prohibits the individual sale of malt beverage or fortified wine 
nor allows malt beverages and fortified wine to be sold in containers with a volume 
exceeding sixteen (16) ounces. The proposed gas station with convenience store 
has been conditioned to require that all managers and servers attend LEAD 
training within 90 days of approval of this Use Permit and/or employment at the 
restaurant. 
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7. The proposed special use will not be materially detrimental to the public 
health, safety, convenience a nd welfare, and will not result in material 
damage or prejudice to other property in the vicinity.  

 
Supportive Evidence  
The existing gas station with convenience store with off sale beer and wine sales 
would continue to complement the existing commercial uses in the vicinity. As 
conditioned, the gas station with convenience store with off sale beer and wine 
sales will continue to be required to comply with all requirements of an 
establishment with off sale beer and wine sales. As conditioned, the establishment 
of an existing gas station with convenience store with off sale beer and wine sales 
under new ownership will not be detrimental to the public health, safety, 
convenience and welfare, and will not result in material damage or prejudice to 
other property in the vicinity.   
  
In addition, the project site is within a developed area that is currently served by 
municipal services, including water, sewer, police and fire, and therefore would not 
cause serious a public health or safety problem to future patrons of the gas station 
with convenience store and/or other businesses in project site. 
 

ALCOHOL -RELATED USE FINDINGS (WMC § 14-25.013)  
  
1. The proposed use received the minimum score necessary to issue a 

conditional use permit . 
 

Supportive Evidence  
The application received a passing score of 885 points, exceeding the minimum 
score of 820 points. 
 

2. The proposed use will not cause adverse noise, liter, crowd control, or 
parking impacts . 

 
Supportive Evidence  
The subject site is developed with a single-story gas station with convenience store 
where parking exists along the side yard property lines. The applicant has 
indicated that signage will be posted both inside and outside the existing business, 
altering patrons to keep noise to a minimum while on the premises. The applicant 
has recently updated LED lighting in and around the business area and has 
installed new security cameras. As conditioned, the proposed use will not cause 
adverse noise, litter, crowd control, or parking impacts for the surrounding 
development.  
 

3. The proposed use will not create objectionable conditions that constitute a 
nuisance, as defined in California Business and Professions Code Section 
24200(f)(2). 

 
Supportive Evidence  
The proposed use, as conditioned with minimum operation standards for alcohol 
related uses pursuant to WMC Sections 14-25.021, 14-25.023, and 14-25.030, will 
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not create objectionable conditions that constitute a nuisance, as defined in 
California Business and Professions Code Section 24200(f)(2). 

 
4. The proposed use will maintain all levels of service, including but not limited 

to the provision of security, maintenance of pr emises, LEAD training, and 
professional management as identified in the original application . 

 
Supportive Evidence  
The proposed use, as conditioned with minimum operation standards for alcohol 
related uses, will maintain all levels of services, including but not limited to 
provisions of security cameras, maintenance of premises, LEAD training, and 
professional management as identified in the original application. 
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CITY OF WATSONVILLE    EXHIBIT B 
PLANNING COMMISSION 
  
      Application No:   PP2019-346 
      APNs:    016-172-19 
      Applicant:   32 Enterprises Inc. 
      Hearing Date:   January 14, 2020 
 
 

SPECIAL USE PERMIT  
CONDITIONS OF APPROVAL  

 
General Conditions:  
 
1. Approval.   This approval applies to the application submitted on August 28, 2019, 

by �5�D�K�L�O���+�X�V�V�D�L�Q�����D�Q�G���L�G�H�Q�W�L�I�L�H�G���D�V���³�6�S�H�F�L�D�O���8�V�H���3�H�U�P�L�W�´���I�R�U���W�K�H���H�V�W�D�E�O�L�V�K�P�H�Q�W���R�I��
off sale beer and wine sales under new ownership at an existing gas station with 
convenience store, date stamped by the Community Development Department on 
August 28, 2019.  (CDD-P) 

 
2. Conditional Approval Timeframe.   This Special Use Permit (PP2019-346) shall 

be null and void if not acted upon within 24 months  from the effective date of the 
approval thereof.  Time extensions may be considered upon receipt of written 
request submitted no less than forty-five (45) days prior to expiration and in 
accordance with the provisions of Section 14-10.1201 of the Watsonville Municipal 
Code (WMC). (CDD-P) 

 
3. Modifications.   Modifications to the project or conditions imposed may be 

considered in accordance with WMC Section 14-10.1305.  (CDD-P)  
 
4. Compliance.  The proposed use shall be in compliance with Use Permit Conditions 

of Approval, all local codes and ordinances, appropriate development standards, 
and current City policies.  Any deviation will be grounds for review by the City and 
may possibly result in revocation of the Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10.  (CDD-P) 

 
5. Grounds for Review.   The project shall be in compliance with the conditions of 

approval, all local codes and ordinances, appropriate development standards, and 
current City policies. Any deviation will be grounds for review by the City and may 
possibly result in revocation of the Special Use Permit, pursuant to Part 13 of WMC 
Chapter 14-10, or other code enforcement actions, pursuant to WMC Chapter 14-
14.  (CDD-P) 

 
6. Appeal Period/ Effective Date.  This Special Use Permit shall not be effective until 

14 days  after approval by the decision-making body or following final action on 
any appeal.  (CDD-P) 
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Ongoing  Conditions:  
 
7. ABC Conditions . Any and all conditions of the Department of Alcohol and 

Beverage Control (ABC) are incorporated by reference as conditions of approval 
for this Use Permit.  (CDD-P) 

 
8. Neighborhood Compatibility Plan . The applicant shall implement their 

Neighborhood Compatibility Plan to ensure the gas station with convenience store 
with beer and wine sales will not create objectionable conditions that constitute a 
nuisance and will be compatible with existing and potential uses within the general 
area.  Specific measures include:  

 
�x �:�H���P�X�V�W���D�Q�G���K�D�Y�H���W�U�D�L�Q�H�G���R�X�U���V�W�D�I�I���W�R���F�K�H�F�N���,�'�¶�V���I�R�U���H�Y�H�U�\���D�O�F�R�K�R�O���D�Q�G��

tobacco sale. If an ID is not shown and scanned our POS system will not 
allow the transaction. We have an alcohol agreement form which all 
employees must sign. 

 
�x If a crime happens, we do have numbers posted to call. If it is an emergency, 

we call 911. For non-emergency crimes we call Watsonville police. Our alarm 
company also has a panic button if a robbery were to occur. Lighting and 
extra staff with a policy to carry a minimum amount of money in tills should 
help deter robberies. We understand how important it is to work with law 
enforcement. That may start with sharing our surveillance videos for crimes.  

 
�x 32 Enterprises Inc. staff understand how important it is to keep a business 

environment clean. A clean attractive location will attract more customers. 
Every shift is instructed to change out all trash cans and to sweep the entire 
property and adjacent areas. Every opening and closing shift, staff are 
instructed to have a walk through around the entire property and make sure 
the property is picked up. Every week we will also have the property pressure 
washed.  

 
�x Signs will be posted for customers to obey and respect the property and 

surroundings. (CDD-P) 
 
9. Drive-through Service .  Drive-through service of alcohol is prohibited. (CDD-P, 

WPD) 
 
10. Exterior Pay Phones .  No exterior pay phones may be placed on the premises. 

(CDD-P, WPD) 
 
11.      Interior Pay Phones .  Interior pay phones shall not allow incoming calls. (CDD-

P, WPD) 
 
12. Hours of Operation.   Permitted hours of operation for the gas station with 

convenience store shall be 6:00 AM to 12:00 AM daily. (CDD-P, WPD) 
 
13. Premise Monitoring.  Business owner shall regularly police the areas under their 

control, including but not limited to: parking lots, restrooms, alleys, and sidewalks, 
to prevent the loitering of persons about the premises.  (CDD-P, WPD) 
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14. Window Obstructions .  Except as may be specifically allowed by the Municipal 

Code, no portion of the ground floor windows shall be obscured by paint, walls, 
window tinting, or other masking device.  This requirement is intended to facilitate 
views of the interior from the exterior for public safety and does not prohibit neon 
signs, minimal window borders, or other signs or decorations that are consistent 
�Z�L�W�K���W�K�H���&�L�W�\�¶�V���V�L�J�Q���U�H�J�X�O�D�W�L�R�Q�V���D�Q�G���G�R���Q�R�W���R�E�V�F�X�U�H���Y�L�H�Z�V�������&�'�'-P) 

 
15. Minors.   The premises shall remain accessible to minors during all hours of 

operation. (CDD-P) 
 
16. Malt Beverage Container Sizes .  Malt beverage and fortified wine shall not be 

sold in containers with a volume exceeding sixteen (16) ounces. (CDD-P) 
 
17. Malt Beverage Sales.   The sale of individual containers of malt beverage or 

fortified wine is prohibited. (CDD-P) 
 
18. Trash Receptacles.  Permanent litter and trash receptacles shall be located at 

convenient locations inside and outside establishments, and operators of such 
establishments shall remove litter and debris on a daily basis.  (CDD-P) 

 
19. Required Signs.  The following signs may be required to be prominently posted in 

a readily visible manner in English, Spanish, and the predominant language of the 
patrons: 

 
�x �³�&�D�O�L�I�R�U�Q�L�D���6�W�D�W�H���/�D�Z���S�U�R�K�L�E�L�W�V���W�K�H���V�D�O�H���R�I���D�O�F�R�K�R�O�L�F���E�H�Y�H�U�D�J�H�V���W�R���S�H�U�V�R�Q�V��

under twenty-�R�Q�H�������������\�H�D�U�V���R�I���D�J�H���´ 
 

�x A copy of these performance conditions, any applicable ABC or City operating 
conditions, and any training requirements shall be posted in at least one (1) 
prominent place within the interior of the establishment where it will be readily 
visible and legible to the employees and patrons of the establishment. 

 
20. Employee Age.  Employees shall be at least twenty-one (21) years of age to sell 

and serve alcohol.  (CDD-P, WPD) 
 
21. Lingering Patrons.   The business shall be required to clear the storefront and the 

adjacent parking lots in the immediate vicinity of the establishment of any lingering 
patrons immediately after closing.  (CDD-P, WPD) 

 
22. Conditions of Approval Display.   A copy of the Use Permit Conditions of 

Approval shall be kept conspicuously on the premises of the business and made 
available to any member of the public or enforcement officer wishing to review 
them. (CDD-P) 

 
23. LEAD Training.   All owners, managers and service staff shall follow responsible 

beverage service (RBS) practices and procedures. Owner(s), manager(s) and 
service staff shall at�W�H�Q�G���$�%�&�¶�V���/�L�F�H�Q�V�H�H���(�G�X�F�D�W�L�R�Q���R�Q���$�O�F�R�K�R�O���D�Q�G���'�U�X�J�V�����/�(�$�'����
training within ninety (90) days from the date of approval of this Use Permit and/or 
employment at the restaurant, and each five (5) years thereafter. Upon completion 
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of the training, the applicant shall submit a card verifying full attendance of the 
three and one-half (3.5) hour training to the Community Development Department. 
Failure to attend and submit verification of attendance to the Planning 
Commission.  (CDD-P, WPD) 

 
24. Permit Term .  The Use Permit shall be valid for 20 years  after the effective date 

of this Use Permit unless there is a change of ownership or other substantial 
change in mode or character of operation, at which time a new Use Permit shall 
be required. (CDD-P) 

 
25. Accessibi lity.   The project shall conform with accessibility requirements to 

buildings and facilities by individuals with disabilities under the American 
Disabilities Act. (CDD-B) 

 
Future Sign Permit:  
 
26. Sign Permit. Any new or proposed changes in the exterior signage for the 

premises shall require Sign and Building Permits through the Community 
Development Department. (CDD-P-B) 

 
Indemnity Provision : 
 
27. Indemnity Provision.  The applicant shall sign a defense and indemnity contract 

agreeing to defend, indemnify, and hold harmless the City of Watsonville, its 
elected and appointed officials, officers, employees, and agents arising out Special 
Use Permit with Environmental Review (PP2019-346), including but not limited to 
any approval or condition of approval of the City of Watsonville Planning 
Commission or City Council.  The City shall promptly notify the applicant of any 
claim, action, or proceeding concerning this permit and the applicant and City shall 
cooperate fully in the defense of the matter. The City reserves the right to select 
counsel in the defense of the matter. (CA) 

 
Key to Department Responsibility  
 
CDD-B  �± Community Development Department (Building) 
CDD-P  �±  Community Development Department (Planning) 
CDD-E  �±  Community Development Department (Engineering) 
PW  �±  Public Works Department 
WFD  �±  Watsonville Fire Department 
CA �±  City Attorney 
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CITY OF WATSONVILLE    EXHIBIT C 
PLANNING COMMISSION 
  
      Application No:   PP2019-346 
      APNs:    016-172-19 
      Applicant:   32 Enterprises Inc. 
      Hearing Date:   January 14, 2020 
 
 
Applicant:   Rahil Hussain, 32 Enterprises Inc. 

Address :  1180 Main Street, Watsonville, CA 95076 

Project:  Special Use Permit  

Location:  1180 Main Street, Watsonville, CA 95076 

Purpose:   Allow existing gas station with a 1061± square foot convenience 

store to establish off-sale beer and wine license under new 

ownership  

Property Owner:  7-Eleven Inc. 

Address:   PO BOX 711, Dallas, TX 75221-0711 

A Special Use Permit (PP2019-346) to allow the establishment of an off-sale beer and 

wine license under new ownership for an existing gas station with a 1061± square foot 

convenience store located at 1180 Main Street, Watsonville (APN 016-172-19), was 

reviewed by the Planning Commission at a public hearing on January 14, 2020, and was 

conditionally approved by adoption of Planning Commission Resolution 

No._____________ (PC)  together with findings and conditions of approval attached 

hereto and made a part of this permit.   

 

CITY OF WATSONVILLE 
Planning Commission     
 
 
       
Suzi Merriam  
Community Development Director 
 
 
 



 
M:\CDD\PC PACKET\PCPKT 2020\01-14-20\1597 Freedom Blvd\Revised 1597 staff report Jan 9.docx  Page 1 of 12 
 

 

�&�L�W�\���R�I���:�D�W�V�R�Q�Y�L�O�O�H 
MEMORANDUM 
  
  

DATE: December 13, 2019 
 
TO:  Planning Commission 
 
FROM: Suzi Merriam, Community Development Director 

Sarah Wikle, Assistant Planner   
 
SUBJECT:     Public Hearing to consider approval of a Special Use Permit with 

Environmental Review (PP2019-347) to establish an existing Type 20 
ABC License under new ownership at an existing gas station with 
convenience store, 32 Enterprises Inc., located at 1597 Freedom 
Boulevard (APN: 016-501-18).   

 
AGENDA ITEM:       January 14, 2020                                             Planning Commission                                            
 
 
 
RECOMMENDATION 
Staff recommends that Planning Commission conditionally approve the Special Use Permit 
with Environmental Review to establish an existing Type 20 ABC License under new 
ownership for an existing gas station with convenience store, 32 Enterprises Inc. located at 
1597 Freedom Boulevard.  
 
 

BASIC PROJECT DATA  
 
APPLICATION NO.  PP2019-347                          APN: 016-501-18 
LOCATION: 1597 Freedom Boulevard                  LOT SIZE:  13,982± square feet  
 
SCOPE OF PROJECT:  Special Use Permit with Environmental Review to establish an 
existing Type 20 ABC License under new ownership for an existing gas station with 
convenience store, 32 Enterprises Inc. located at 1597 Freedom Boulevard.  
 
GENERAL PLAN:  General Commercial (CG) 
ZONING:  Thoroughfare Commercial (CT) 
 
SURROUNDING GENERAL PLAN/ZONING : General Commercial in the Thoroughfare 
Commercial (CT) and Neighborhood Shopping Center (CNS) Zoning District (west and 
north), Residential Low Density in the Single Family Residential (R-1) Zoning District (south) 
and Public/Quasi-Public in the Public Facilities (PF) Zoning District (east), and  
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EXISTING USE: Commercial (gas station with convenience store) 
PROPOSED USE: Commercial (gas station with convenience store) 
 
SURROUNDING USES: Various commercial uses along Freedom Boulevard; residential 

along Sydney Avenue to the west 
 
FLOOD ZONE:     N/A 
CEQA REVIEW:  The project qualifies for a Class 1 Categorical Exemption from the 

provisions of the California Environmental Quality Act (CEQA), pursuant to 
Section 15301 of the CEQA Guidelines. 

 
APPLICANT: 32 Enterprises, Inc. a corporation by Rahil Hussain, 1731 East Shadow Glen 
Drive, Fresno, CA 9370 
PROPERTY OWNER:  7-Eleven, Inc., P.O. Box 711 Dallas, TX 75211-0711 
 
BACKGROUND  
 
Original Permit Approval  
The gas station with convenience store at 1597 Freedom Boulevard has been in operation 
without interruption since 1975. 
 
On May 1, 1976, the Department of Alcohol and Beverage Control (ABC) issued Ultramar 
3400 a Type 20 ABC License1.  
 
On September 10, 2002, the City Council of the City of Watsonville adopted Ordinance No. 
1135-05 (CM), which set forth regulations concerning alcohol-related uses in Chapter 14-25 
of the Watsonville Municipal Code (WMC). New and existing establishments with alcohol 
sales were now required to obtain a conditional use permit. The Ordinance details required 
documentation for an alcohol related uses application, permits required for various ABC 
licenses, and conditions of approval for alcohol related uses. WMC Section 14-25.050(b) in 
the detailed the process to permit existing alcohol related establishments in accordance with 
Chapter 14-25, as follows: 
 
 All alcohol related establishments operating as of October 10, 2002 [the effective date 

of, after the adoption of Ordinance No. 1135-02 (CM) creating Chapter 14-25 of the 
Watsonville Municipal Code], but without a valid Use Permit approved specifically for 
the purpose of alcohol sales, shall file an application to obtain a conditional use permit 
no later than January 1, 2003.  

 
The City developed a No-Fee Special Use Permit, a one-page form to be approved without a 
�S�X�E�O�L�F���K�H�D�U�L�Q�J���I�R�U���E�X�V�L�Q�H�V�V�H�V���Q�R�W���G�H�F�O�D�U�H�G���D���³�S�X�E�O�L�F���Q�X�L�V�D�Q�F�H�´���R�U���R�Q���S�U�R�E�D�W�L�R�Q�D�U�\���V�W�D�W�X�V���Z�L�W�K��
ABC. WMC §14-25.050(b). To comply with this update, Ultramar 3400 obtained a No-Fee 
Special Use Permit (PP2003-103) on September 5, 2003.  The following standard conditions 
of approval were applied to PP2003-103: 

                                            
1. Authorizes the sale of beer and wine for consumption off the premises where sold. Minors are allowed 
on the premises. 
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1. The ABC Conditions of Approval are incorporated by reference as Conditions of 
Approval of this Use Permit 

2. No exterior pay phone(s) may be placed on the premises.  
3. No interior pay phone(s) shall not allow incoming calls. 
4. Security cameras shall be maintained in good working order, as directed by the Chief 

of Police. 
5. No more than twenty percent (20%) of the total gross floor area shall be devoted to 

the sale of beer, wine, and/or liquor. 
6. Malt beverage and fortified wine shall not be sold in containers with a volume 

exceeding sixteen (16) ounces. 
7. The sale of individual containers of malt beverage or fortified wine is prohibited. 
8. Alcoholic beverages may be displayed and sold from an ice tub or similar display 

mode only between the hours of 11:30AM and 2:00PM. 
9. Except as may be specifically allowed by this Code, no portion of the ground floor 

windows shall be obscured by paint, walls, window tinting, or other masking device. 
The subsection is intended to facilitate views of the interior from the exterior for public 
safety, and does not prohibit neon signs, minimal window borders, or other signs or 
decorations that are consistent with City sign regulations and do not obscure views. 

 
ABC has documented the following transfers of ownership of the Type 20 ABC License 
established under Ultramar, Inc.  

�x On June 18, 2007, the license was transferred from Ultramar, Inc. to CST California 
Stations Inc.  

�x The license was then transferred on October 14, 2016 to Sharma Management Inc.  
�x On October 29, 2019, Sharma Management Inc transferred the license provisionally 

(subject to approval of this Special Use Permit) to 32 Enterprises Inc.  
 
WMC Chapter 14-25 on Alcohol Related Uses and Chapter 14-16 on District Regulations 
�U�H�T�X�L�U�H�� �D�� �6�S�H�F�L�D�O�� �8�V�H�� �3�H�U�P�L�W�� �H�D�F�K�� �W�L�P�H�� �D�� �³�V�X�E�V�W�D�Q�W�L�D�O�� �F�K�D�Q�J�H�� �L�Q�� �P�R�G�H�� �R�U�� �F�K�D�U�D�F�W�H�U��of 
�R�S�H�U�D�W�L�R�Q�´�� �R�F�F�X�U�V�� �Z�L�W�K�� �D�� �7�\�S�H�� ������ �$�%�&�� �/�L�F�H�Q�V�H�� �L�Q�� �W�K�H�� �&�7�� �=�R�Q�H���� �7�K�L�V�� �L�Q�F�O�X�G�H�V�� �D�� �W�U�D�Q�V�I�H�U�� �R�I��
ownership of an existing ABC License. While these changes in ownership were not 
documented by City Staff through the Use Permit process, WMC Chapter 14-25, established 
through Ordinance 1135-02 (CM) and recently modified by Ordinance No. 1384-19 and No. 
1385-19 (CM), a Special Use Permit is required for a transfer of ownership of an existing 
Type 20 ABC License located in the CT Zone.  
  
Property Owner and Applicant    
7-Eleven Inc. of Irving, Texas acquired the property by a deed recorded July 14, 2016. 32 
Enterprises Inc. was incorporated in California on July 15, 2019.  Rahil Hussain is its chief 
executive officer, secretary, chief financial officer and agent for service of process.  The 
corporation�¶s business address is in Fresno.   
 
It is believed that 32 Enterprises Inc. leases the property from 7-Eleven, Inc. The existing gas 
station and convenience store will continue in operation as Valero Corner Store.  
 
 
 



 
M:\CDD\PC PACKET\PCPKT 2020\01-14-20\1597 Freedom Blvd\Revised 1597 staff report Jan 9.docx  Page 4 of 12 
 

 

Proposal 
On August 28, 2019, Rahil Hussain, business owner, submitted a Special Use Permit 
application with Environmental Review (PP2019-347) to transfer the existing Type 20 ABC 
License to 32 Enterprises, Inc. 
 
The property is improved with a gas station with convenience store. No interior or exterior 
modifications are proposed.  
 
PROCESS 

Special Use Permit 
The Special Use Permit with Environmental Review application to establish an off-sale beer 
and wine license under new ownership for an existing gas station with convenience store 
was submitted after the adoption of the recently modified Alcohol Ordinance (Ordinance No. 
1384-19 and No.1385-19) and, therefore, will be reviewed based on the new Alcohol 
Ordinance provisions, as set forth in Chapter 14-25 of the Watsonville Municipal Code 
(WMC). 
 
Various types of food retail places are allowed uses for land designated General Commercial 
in the �&�L�W�\�¶�V��General Plan. A gas station with convenience store located in the CT Zoning 
District with no beer and wine sales is considered a principally permitted use.  WMC § 14-
16.1201. The establishment of a gas station with convenience store with beer and wine sales 
in the CT Zoning District, however, is subject to approval of Special Use Permit by the 
Planning Commission.  WMC § 14-16.1203(b).  
 
A substantial change of mode or character of operation of requires approval by means of a 
conditional use permit. WMC §14-16.1203(c). WMC Section 14-16.1203(d) defines a 
�³�V�X�E�V�W�D�Q�W�L�D�O���F�K�D�Q�J�H���R�I���P�R�G�H���R�U���F�K�D�U�D�F�W�H�U���R�I���R�S�H�U�D�W�L�R�Q�´���V�K�D�O�O���L�Q�F�O�X�G�H�����E�X�W���Q�R�W���E�H���O�L�P�L�W�Hd to the 
following: a transfer of ownership of any type of regulatory license required specifically for 
that use. Therefore, the following application is being processed as a Special Use Permit with 
Environmental Review. 
 
A Special Use Permit application proposing alcohol sales requires submittal of the following 
documents (WMC § 14-25.011): 
 

a) Business plan to include a description of the alcohol sales establishment, its legal 
structure, its leadership team, experience, owners and employees, and describing 
operational aspects, including if there is to be live entertainment or dancing, and 
describing the circumstances for such. 

b) Description of location to include site plan and floor plan. 
c) Safety and Security Plan. Assessment of site security and training of personnel as 

well as safety of patrons. 
d) Neighborhood compatibility plan which will set forth and explain, at a minimum: 

measures to avoid sales to minors, for reporting crimes, and to avoid or mitigate 
intoxication, violence, public urination, solicitation, illegal drug use, drug dealing  

e) Community Benefits. Identify benefits to the community that the business will 
provide. 
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Once the applicant submits a complete application for an alcohol sales establishment, City 
Staff (consisting of the Police Chief, Fire Chief, Community Development Director, Finance 
Director, City Manager or their designees) shall review the application, and interview 
applicant(s) with sixty (60) days. WMC § 14-25.012. After the applicant is interviewed, 
successful applications shall receive a score of at least eighty (80%) percent of all available 
points on the rubric. If an application fails, a new application for an alcohol sales permit may 
be submitted after ninety (90) days of notice of rejected application. The Planning 
Commission shall consider each application for a Special Use Permit and shall approve or 
conditionally approve the permit upon making findings required in WMC Section 14-12.513. 
In addition, the following findings must be made for an alcohol related use pursuant to WMC 
Section 14-25.013:  
 

a) The proposed use received the minimum score necessary to issue a conditional 
use permit. 

b) The proposed use will not cause adverse noise, litter, crowd control, or parking 
impacts. 

c) The proposed use will not create objectionable conditions that constitute a 
nuisance, as defined in California Business and Professions Code section 
24200(f)(2). 

d) The proposed use will maintain all levels of service, including but not limited to the 
provision of security, maintenance of premises, LEAD training, and professional 
management as identified in the original application. 

 
Planning Commission, demonstrating the application has conformed to all the required 
findings of the Watsonville Municipal Code, can condition the alcohol related use with 
minimum operational standards pursuant to WMC Section 14-25.020. 
 
Environmental Review 
The California Environmental Quality Act requires local and state governments to consider 
�W�K�H�� �S�R�W�H�Q�W�L�D�O�� �H�Q�Y�L�U�R�Q�P�H�Q�W�D�O�� �H�I�I�H�F�W�V�� �R�I�� �D�� �S�U�R�M�H�F�W�� �E�H�I�R�U�H�� �P�D�N�L�Q�J�� �D�� �G�H�F�L�V�L�R�Q�� �R�Q�� �L�W���� �� �&�(�4�$�¶�V��
purpose is to disclose any potential impacts of a project and suggest methods to minimize 
identified impacts.  Certain categories of projects, however, have been identified that do not 
have a significant effect on the environment, and are considered exempt from the 
requirement for the preparation of environmental documents.  State CEQA Guidelines § 
15300. 
 
STANDARD OF REVIEW & APPEAL PROCESS  

Whether a particular decision is adjudicative or legislative affects the requirements for 
findings to support the decision. Legislative decisions involve the adoption of broad policies 
applicable to many situations (for example, general plan and zoning amendments).  Most 
legislative decisions need not be accompanied by findings, unless a state law or City 
ordinance requires them. 
 
�$�G�M�X�G�L�F�D�W�L�Y�H�� ���R�U�� �³�T�X�D�V�L-�M�X�G�L�F�L�D�O�´���� �G�H�F�L�V�L�R�Q�V���� �R�Q�� �W�K�H�� �R�W�K�H�U�� �K�D�Q�G����are not policy decisions.  
Adjudicative/quasi-judicial decisions apply previously adopted policies or standards to 
individual cases, such as a variance or conditional use permit application. Adjudicative/quasi-
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judicial decisions are based on evidence and must always be supported by findings.2   
 
This decision before the Planning Commission�² a Special Use Permit�² is an 
adjudicative/quasi-judicial decision and requires findings, either for denial, or as 
recommended, for approval that is supported by substantial evidence. Toigo v Town of Ross 
(1998) 70 Cal App 4th 309 
 
If the �3�O�D�Q�Q�L�Q�J���&�R�P�P�L�V�V�L�R�Q�¶�V decision is appealed, the City Council will consider whether the 
action taken by the Planning Commission was erroneously taken and may sustain, modify or 
overrule the action.  In order for an official action to be overturned by an appeal, the City 
Council must find that the action taken by the Planning Commission was taken erroneously 
and was inconsistent with the intent of the Zoning District regulations that regulate the 
proposed action.  WMC § 14-10.1106. 
 
A lawsuit is required to challenge a c�R�X�Q�F�L�O�¶�V�� �G�H�F�L�V�L�R�Q. A reviewing court will consider 
whether an adjudicative/quasi-judicial decision by the council was supported by adequate 
findings.  Courts scrutinize adjudicative/quasi-judicial decisions closely.  An action may be 
overturned if the city (1) exceeded its authority; (2) failed to provide a fair hearing; or (3) or 
made a decision not supported by subs�W�D�Q�W�L�D�O�� �H�Y�L�G�H�Q�F�H�� ���D�O�V�R�� �F�D�O�O�H�G�� �³�D�� �S�U�H�M�X�G�L�F�L�D�O�� �D�E�X�V�H�� �R�I��
�G�L�V�F�U�H�W�L�R�Q�´�������� 
 
Another important difference between legislative and adjudicative/quasi-judicial decisions is 
the substantial evidence standard: in weighing evidence of what happened at the council 
meeting, courts go �E�H�\�R�Q�G�� �Z�K�H�W�K�H�U�� �D�� �G�H�F�L�V�L�R�Q�� �Z�D�V�� �³�U�H�D�V�R�Q�D�E�O�H�´�� ���W�K�H�� �O�H�J�L�V�O�D�W�L�Y�H�� �V�W�D�Q�G�D�U�G��������
�&�R�X�U�W�¶�V�� �U�H�Y�L�H�Z�L�Q�J��adjudicative/quasi-judicial decisions look to make sure the decision is 
supported by substantial evidence. Denied applicants argue the there is no substantial 
evidence to support the decision.  Cities usually assert there is substantial evidence to 
support the decision and rely on (1) the written words in the staff findings, (2) the statements 
by those presenting at the hearing and (3) the words of the planning commission or council. 
 
DISCUSSION 

Existing Site 
The 0.32± acre subject site (APN 016-501-18) is developed with a 1,040± square foot single 
story convenience store with parking near the interior side yard property line. Towards the 
front of the property is a canopy that houses six gasoline pumps. The subject property is fully 
paved with landscaping near the interior side yard property line and on the corner of Sydney 
Avenue and Freedom Boulevard. Access is from two driveways along Freedom Boulevard 
and one along Sydney Avenue.  The two driveways along Freedom Boulevard measure 
approximately 50± feet and the third driveway measures approximately 35± feet. The 
adjoining and nearby adjacent parcels consist of public facilities and single-family residential 
development.  Across the street of the subject site is �0�F�'�R�Q�D�O�G�¶�V���D�Q�G���6�R�I�V�S�U�D���&�D�U���:�D�V�K. 
 

                                            
2 Quasi-judicial decisions require the decision-making body to take evidence and use its judgment to 
make factual as well as legal determinations about whether a particular property or project meets the 
standards established by the land use ordinance. 
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FIGURE 1 Aerial Photograph of 1597 Freedom Boulevard    
Source: Google Earth, 2017 

 
Floor Plan 
The convenience store is 1040± square feet in area. The sales floor area has a 
pastry/sweets aisle, candy and gum aisle, and a retail aisle with automotive related supplies 
and ice cream novelty snacks. The two snack aisles have Frito lay chip displays at the end 
each aisle, facing the coolers. On the wall to the left of the cashier station, there is a 
soda/beer cooler, fountain drink station, and hot foods with an ATM and lotto station towards 
the back of the store. On the back wall facing the cashier, are seven coolers that hold various 
drinks. The wall coolers have dairy, non-carbonated drinks, carbonated drinks and beer. Four 
of the eight coolers hold beer and wine. Storage space, a utility closet, and restroom facilities 
are located behind and adjacent to the cashier station.  See figure 2 for the existing and 
proposed floor plan. 
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